SUFFOLK COUNTY PLANNING COMMISSION
c/o Suffolk County Department of Economic Development & Planning
100 Veterans Memorial Highway, PO Box 6100, Hauppauge, NY 11788-0099
T: (631) 853-5191 F: (631) 853-4767
Theresa Ward, Commissioner, Department of Economic Development and Planning
Sarah Lansdale, Director of Planning

Notice of Meeting

January 4, 2017 at 10 a.m
Rose Caracappa Auditorium,
W.H. Rogers Legislature Bldg.,
725 Veterans Memorial Highway, Smithtown, NY
Tentative Agenda Includes:

1. Meeting Summary for December 2016
2. Public Portion
3. Chairman’s Report

4. Director’s Report

5. Guests
e None

6. Section A 14-14 thru A 14-23 & A 14-25 of the Suffolk County Administrative Code

e  Pilgrim State Property - Heartland Town Square, Town of Islip
0500 07100 0100 010008 et al

7. Section A-14-24 of the Suffolk County Administrative Code
e None

8. Other Business:
e 2016 Rules of Proceedings

e Suffolk County Planning Commission Guidebook
e PSDR - Parking Stall Demand Reduction

NOTE: The next meeting of the SUFFOLK COUNTY PLANNING COMMISSION will be held on February 1,
2017 2 p.m.. location to be determined











http://projects.vhb.com/Heartland/DraftGEIS/
http://projects.vhb.com/Heartland/FinalGEIS/
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STATE ENVIRONMENTAL QUALITY REVIEW ACT
APPLICATION OF 22-50 JACKSON AVENUE ASSOCIATES, L.P.
AND PILGRIM EAST, L.P.

FOR HEARTLAND TOWN SQUARE
TOWN OF ISLIP, SUFFOLK COUNTY, NEW YORK

TOWN BOARD OF THE TOWN OF ISLIP
FINDINGS STATEMENT

Date: November 17, 2014

This Findings Statement is issued pursuant to Article 8 of the Environmental Conservation Law (State Environmental
Quality Review Act — SEQRA) and the implementing regulations therefor at 6 NYCRR Part 617.

Name of Action:

Location:

Lead Agency:

Address:

Contact:

Telephone No.:
SEQR Status:

Application for Amendments to the Zoning Chapter of the Code of the Town of Islip (Chapter 68
of the Code of the Town of Islip), Including the Building Zone Map, to Establish a Pilgrim State
Planned Redevelopment District (PSPRD) and to Change the Zoning Classification of Certain
Parcels, Comprising Approximately 452 Acres and Now Classified as “Residence AAA,” so as to
Include Such Parcels in the Newly-Established PSPRD District, and for Adoption of a Conceptual
Master Plan for the Proposed Heartland Town Square on Said Parcels Comprising Approximately
452 Acres and the Adjacent “Islip Gateway Community Improvement Area” Comprising
Approximately 24 Acres of Land which Has Been Declared to be Blighted by the Town of Islip.

Approximately 452.0-acre parcel located at the former Pilgrim State Psychiatric Center, east and
west of the Sagtikos State Parkway, south of the Long Island Expressway and north of the
Heartland Industrial Park Hamlet of Brentwood, Town of Islip, Suffolk County Tax Map
Numbers: District 500 — Section 71 — Block 1 — Lots 10.2, 10.8, 13.6, 13.15 and 13.16 (portion of
former Pilgrim State Psychiatric Center site); and approximately 24 acres of blighted land known
as the “Islip Gateway Community Improvement Area,” located along Crooked Hill Road, South of
the Long Island Expressway, Suffolk County Tax Map Numbers: District 500 — Section 71 —
Block 1 - Lots 1-7, 8.1, 8.2, 9.1, 9.2, 14 and 15.

Town Board of the Town of Islip

Town Hall
655 Main Street
Islip, New York 11751

Richard Zapolski, P.E., Commissioner
Town of Islip, Department of Planning and Development

(631) 224-5450
Type |

The Town Board of the Town of Islip (the “Islip Town Board” or “Town Board”), as lead agency, subsequent to review
of the Draft Generic Environmental Impact Statement (the “DGEIS™) and the Final Generic Environmental Impact
Statement the “(FGEIS”), collectively the “EIS” or “GEIS”, hereby certifies that:

» it has considered the relevant environmental impacts, facts and conclusions disclosed in the DGEIS and FGEIS;

it has weighed and balanced relevant environmental impacts with social, economic and other considerations;

>
> the requirements of 6 NYCRR Part 617 have been met;
>

consistent with social, economic and other essential considerations from among the reasonable alternatives
available, the action described below is one that avoids or minimizes adverse environmental impacts to the
maximum extent practicable; and

» adverse environmental impacts will be avoided or minimized to the maximum extent practicable by
incorporating, as conditions to the decision, those mitigative measures that were identified as practicable during
the environmental review process and as set forth herein.
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The basis of the foregoing findings is set forth as follows.

DESCRIPTION OF THE PROPOSED ACTION

The Proposed Action consists of the following components:

(1) Amendment of the Code of the Town of Islip, Chapter 68, by adopting a new zoning district, the Pilgrim State
Planned Redevelopment District (PSPRD);

(2) Change of the zoning classification of the aforementioned parcels of land owned by 22-50 Jackson Avenue
Associates, L.P., and Pilgrim East, L.P., totaling approximately 452 acres, from Residence AAA to PSPRD; and

(3) Adoption of the Conceptual Master Plan, as amended and presented in the FGEIS, for Heartland Town Square for
the approximately 452-acre property owned by 22-50 Jackson Avenue Associates, L.P., and Pilgrim East, L.P. and
the approximately 24-acre “Islip Gateway Community Improvement Area” (the “Gateway Area”).

The proposed Heartland Town Square development, as presented in the amended Conceptual Master Plan in the FGEIS,
consists of a mixed-use development, to be built over a period of 15 or more years in three distinct phases, which
includes 9,000 residential units, 1,000,000 square feet of retail space, 3,239,500 square feet of Class “A” office space,
and 215,500 square feet of civic space on an approximately 8.9-acre parcel to be dedicated for public use.

The FGEIS also analyzes a reasonable redevelopment scenario for the Gateway Area under the proposed PSPRD zoning,
consisting of 800,000 square feet of office space, 30,000 square feet of retail space, and 130 residential units. No
application is pending at this time for the redevelopment of this land.

Since the build-out of the subject property would extend for 15 or more years, it is not feasible to predict at this time how
the site will ultimately be developed in terms of the specific location of every building and ancillary facility, the specific
number of stories of every building, etc. Accordingly, a Conceptual Master Plan has been prepared, which is
accompanied by, among other things, a Proposed Development Tabulation. The Conceptual Master Plan illustrates a
theoretical maximum development potential for Heartland Town Square, as quantified above.

The development of Heartland Town Square is proposed to be divided into three phases with the following development
breakdown among the three phases:

Phase I:

Office: 626,000 square feet
Retail: 560,000 square feet
Civic: 105,500 square feet
Residential Units: 3,504 units

Phase II:

Office: 1,602,322 square feet
Retail: 391,930 square feet
Civic: 5,000 square feet
Residential Units: 3,472 units

Phase IlI:

Office: 1,011,178 square feet
Retail: 48,070 square feet
Civic: 105,000 square feet
Residential Units: 2,024 units

Although draft PSPRD zoning legislation has been included in the FGEIS, finalization and adoption of the proposed
amendment to the Town of Islip Zoning Code will be undertaken as a separate step in the approval process after review
under SEQRA has been completed with the adoption of this Findings Statement. Given the characteristics of Heartland
Town Square, as a mixed-use, “smart-growth” community, where various uses can be found in, for example, the same
building, a form-based zoning approach is warranted for the PSPRD district. Accordingly, Design Guidelines (dated
December 2012, as included in the FGEIS) have been prepared to govern future development under the PSPRD zoning.
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Adoption of and adherence to these Design Guidelines — in conjunction with adoption of the text which will be added to
the Zoning Code to create the PSPRD district, amendment of the Zoning Map to apply PSPRD zoning to the
approximately 452-acre Heartland Town Square property (and possibly at some future time to the Gateway Area), and
adoption of the Conceptual Master Plan — is part of the Proposed Action.

In keeping with the form-based approach, the Conceptual Master Plan (and the accompanying proposed Development
Tabulation), together with the Phasing Diagrams and Building Stories Plan, will serve as a “regulating plan” for
development throughout Heartland Town Square. The regulating plan defines the ranges of heights and densities and
general types of uses preferred for each of the four proposed development units (see below). It allows for mixed-use,
vertically-integrated buildings and neighborhoods. The Design Guidelines define the characteristics of each
development unit, including: the layout of the street system, with five types of streets/roadways within the development;
various types of open spaces within each development unit; and interconnections between the development units and
between Heartland Town Square and the surrounding area. Together, the Conceptual Master Plan, supporting plans and
documents described above, and the PSPRD (which incorporates the Design Guidelines) define the character of each of
the development units and the sense of the overall community. Building form standards and specific permitted uses are
addressed in the text of the PSPRD, and the Design Guidelines are incorporated into that zoning district. As noted
above, the proposed zoning legislation, including the actual text of the new zoning district and the Design Guidelines,
will be subject to further review and revision by the Town. After the zoning legislation has been finalized and adopted
by the Town Board, site plan review and approval, and then the building permit application and approval process, will
have to be completed before any development under the proposed action can proceed.

Although modeled on a number of existing, successful “smart-growth” developments throughout the U.S. (e.g., Reston
Town Center, Virginia; Addison Circle, Texas; City Place, Florida; Legacy Town Center, Texas; and Atlanta Station,
Georgia), it is important to recognize that Heartland Town Square is a unique development with its own specific and
special features and characteristics. Furthermore, this is a large, complex project, for which precise outcomes cannot
possibly be definitively determined at this time; this is the overriding reason that the SEQRA process occurred by means
of a Generic EIS rather than a project-specific EIS. Therefore, it is appropriate and necessary for the Town to retain
flexibility to continuously monitor and evaluate the project as it progresses through its 15-plus-year, three-phase
implementation period, so that practical adjustments can be made as needed in response to future economic/market
conditions, actual developmental synergies that occur among the different uses and geographic components of the
project, and other relevant factors. Such adjustments, for example, may affect the ultimate mix of housing units,
distribution of development density throughout the project site, phasing and similar details, as governed by the
conditions and criteria set forth herein.

Heartland Town Square is organized into four distinct neighborhoods, or Development Units, as follows:

>» DUl - Mixed-Use Town Center Neighborhood, the most dense and walkable portion of the proposed
development

» DU2 — Mixed-Use Office Center Neighborhood, interconnecting DU1 and DU3

» DU3 - Arts Center Residential Neighborhood

» DU4 — Residential Neighborhood, separated from DU1, DU2 and DU3 by Sagtikos Parkway

The neighborhoods of Heartland Town Square are linked by a street grid which is intended to be pedestrian-friendly. In
addition, DUs 1, 2, and 3 are linked with a “Ring Road,” located along the periphery of the site. The Ring Road allows
for the distribution of traffic around the edges of the site and will provide access to the south through Heartland Business
Center to Deer Park train station. In addition, the plan for Heartland Town Square builds upon the existing grid of streets
established by Pilgrim State Psychiatric Center. Some of these streets retain established street trees. The plan for
Heartland Town Square incorporates existing street trees into two new green space areas that will become a feature of
the Town Center.

Each of the four neighborhoods of Heartland Town Square is organized around its own unique open spaces. These open
spaces give each neighborhood a special identifying feature and unique character. In addition, the open spaces help
support the creation of varying environments and different scales of residential development. The four Development
Units are described as follows:
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Development Unit 1 (DU1) — Mixed-Use Town Center Neighborhood

DU1 is conceived as a mixed-use district that can accommodate a range of compatible land uses, mixing
employment opportunities with housing, retail, entertainment, and cultural uses. The objective is to create a
pedestrian-friendly infrastructure that encourages street life, business activity, and a self-policing environment,
which incorporates distinctive “people places” that function as the focus for community life, special events,
celebrations, and festivals.

The retail space in the Town Center is organized along an L-shaped main street, which provides a wide variety of
shops, restaurants, and stores, which are intended to serve residents, on-site workers, and visitors. The main street is
a pedestrian friendly environment that will feature two significant open spaces, the northern and southern open
spaces. The southern open space is located at the corner of the L-shaped main street, and will feature a retail
pavilion overlooking this open space. The northern open space is the centerpiece of the retail environment, and is
focused around the existing water tower, which will be retained as an iconic marker for the retail district as well as
the entire Heartland Town Square community. In addition to the main street streetscapes and plazas, DU1 has other
open spaces that help to give identity to this neighborhood. Two other open spaces are proposed around trees from
the existing east-west streets that will tie into the Town Center. These two “green” streets will become significant
community open spaces. In addition, DU1 provides significant buffer areas adjacent to the existing Pilgrim campus,
south of DUL1 as well as to the existing residential areas to the west and northwest of the Town Center. The increase
in floor area ratio (FAR, the ratio of gross building floor area to total land area) from 0.70 in the Conceptual
Master Plan presented in the DGEIS to 0.89 in the amended Conceptual Master Plan presented in the

FGEIS is consistent with “smart growth” principles.

Development Unit 2 (DU2) — Mixed-Use Office District Neighborhood

DU2 is conceived as a mixed-use office district that will contain predominately office use in the north, transitioning
to more residential uses on the south side near “G” Road. In this way, DU2 acts as a transition from mixed-use
commercial activities on the north, to more residential uses on the south. DU2 is more linear than the Town Center,
with a “signature” office tower as its centerpiece. In addition, DU2 borders the Sagtikos Parkway, and a 200-foot
buffer has been provided from the existing Sagtikos Parkway right-of-way. DU2 also provides a buffer along a
portion of the west side, adjacent to Pilgrim campus. In addition to commercial office and residential uses, DU2 has
some provision for retail uses. A site for a larger retail anchor is located in the northern portion of DU2, adjacent to
an entry off Crooked Hill Road. This site could accommodate a grocery store or another retail anchor use.
Additional neighborhood retail nodes are located in the center of DUZ2, around the “signature” office tower complex,
and in the southern portion of DU2 within the residential portion of the district. The decrease in FAR from 0.90
(DGEIS) to 0.86 (FGEIS), lower than the FAR for DU1, is logical in light of its distance from the Town

Center.

DU2 is characterized by several unique open spaces. A significant plaza space has been located on axis with the
existing entry to the property from the Sagtikos Parkway. This plaza will form the foreground of the “signature”
high-rise office tower which will create an iconic entry into Heartland Town Square. This entry plaza will be
flanked by lower scale office buildings, which may have ground-level retail fronting on this plaza space, similar in
some respects to the arrangement that is used around Rockefeller Center. On the south side of DU2 are two
additional open space areas that are located amidst the residential buildings in that portion of the site. In addition, a
significant buffer is provided in the eastern portion of DUZ2, adjacent to the easternmost edge of the property (along
the Sagtikos Parkway right-of-way).

Development Unit 3 (DU3) — Arts Center Residential Neighborhood

DU3 is located in the southwestern quadrant of the site, and is primarily residential in nature. The plan for DU3 is
oriented around the large open space that is located in front of the existing power plant building. This building is
proposed to be retained and redeveloped as a community arts center. The large open space in the foreground of the
arts center may become a type of “Arts Park”, a flexible space that may be used for special events associated with
the arts center. This space will become the centerpiece of DU3 and may become a community gathering place. In
addition, an approximately 8.9-acre area for civic/community facilities is provided on the western edge of DU3,
which could accommaodate a variety of future civic/community needs, while also providing a separation between the
residential components of DU3 and the potential future Intermodal Facility that may be developed off-site to the
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west of DU3. DU3 also maintains a 200-foot buffer on the east side adjacent to the Sagtikos Parkway right-of-way.
The decrease in FAR from 0.87 (DGEIS) to 0.61 (FGEIS), substantially lower than DU2, is also a reasonable
revision, based on the greater distance of this area from the Town Center. The cornerstone use in this
neighborhood is the adaptive reuse of the power plant, which is to be rehabilitated for use as gallery
space/work space for artists.

Development Unit 4 (DU4) — Residential Neighborhood

DU4 is located on the east side of Sagtikos Parkway and is planned as a predominately residential neighborhood,
with a small amount of neighborhood retail space located in the northeast corner. This residential neighborhood
relates to the existing residential areas located to the south and east of the site. The centerpiece of DU4 is a large
community open space which will be located in the center of this district. This open space will incorporate some of
the existing established trees. DU4 also proposes a significant buffer from the Sagtikos Parkway right-of-way on
the west side of the district, as well as a consistent buffer along the eastern and southern sides of the district. The
FAR was also decreased here, from 0.83 (DGEIS) to 0.72 (FGEIS), again consistent with the fact that this area
is not in close proximity to the Town Center. This proposed density will be subject to further
consideration of more specific details that are revealed during the forthcoming review and finalization
PSPRD zoning legislation.

As part of the DGEIS and FGEIS prepared for Heartland Town Square, the Town of Islip also evaluated the potential for
the rezoning of the Gateway Area to PSPRD and the ultimate redevelopment of this land in accordance with the PSPRD.
The Gateway Area consists of approximately 24 acres along Crooked Hill Road, south of the Long Island Expressway
and proximate to Heartland Town Square. This area was defined in the report entitled Finding of Blight for the Islip
Gateway Community Improvement Area (the “Finding of Blight report”). At the time of preparation of the Heartland
Town Square EIS, the Town of Islip was considering means to facilitate redevelopment of portions of the Gateway Area
so that blighted conditions, as identified in the Finding of Blight report, could be eliminated. Because including possible
rezoning to PSPRD was being considered to effectuate this revitalization goal, the Town Board was required to evaluate
the potential rezoning to PSPRD and the potential development of the area under this zoning pursuant to SEQRA and its
implementing regulations. Accordingly, a reasonable, potential development scenario was considered for the Gateway
Area, which is consistent with the PSPRD, and the impacts associated therewith were evaluated as part of the overall
SEQRA process for the creation of the PSPRD and development under this zoning. The development scenario evaluated
for the Gateway area includes 800,000 square feet of office space, 30,000 square feet of retail space, and 130 residential
units, with an assumed phasing as follows: Phase | — no development in the Gateway Area; Phase Il — 400,000 square
feet of office space, 30,000 square feet of retail space, and 130 residential units; and Phase 111 — 400,000 square feet of
office space.

SUMMARY OF SEQRA PROCESS

In April 2003, the applicants submitted a change of zone petition to rezone the Heartland Town Square property to
PSPRD. Upon review of the petition, the Town Board, as the lead agency under SEQRA, issued a Positive Declaration
on September 9, 2003, which required the preparation of a Draft Environmental Impact Statement (DEIS). A formal
scoping process was conducted by the Town Board to identify impact issues that required evaluation in the DEIS. These
impact issues were outlined in a Final Scope and are as follows: Land; Water; Air; Plants and Animals; Aesthetic
Resources; Open Space and Recreation; Critical Environmental Areas; Transportation; Energy; Noise and Odor; and
Growth and Character of the Community or Neighborhood.

The applicants submitted an initial DEIS document in April 2005 and a revised DEIS document in June 2007. In an
effort to address technical questions raised by the Town relating to the traffic impact analysis, the proposed mitigation
for traffic impacts and sewer discharge, and project phasing, the applicants prepared an Addendum to the Draft
Environmental Impact Statement for Proposed Heartland Town Square (the “Addendum”). The Addendum was
incorporated into another revised DEIS document prepared by the applicants in December 2008.

Based on discussions between the applicants and Town representatives during the Town’s review of the various DEIS
documents, the proposed action was modified at the Town’s request to: (a) include the Gateway Area as part of the
Conceptual Master Plan for Heartland Town Square; and (b) provide for phasing. The December 2008 DEIS document
included both of these items; and upon review of that document, the Town determined that the applicants should submit
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an amended petition to address the inclusion of the Gateway Community Improvement Area and the proposed phasing.
On that basis, the applicants submitted an “Amended Support Petition” to the Town Board on March 3, 2009, and then
submitted a “Further Amended Support Petition” on March 10, 2009 (collectively referred to as the “Amended
Petitions”). Upon review of the Amended Petitions, the Town Board issued a positive declaration on March 10, 2009
which, among other things, required the preparation of a Draft Generic Environmental Impact Statement (DGEIS) to
evaluate the impacts associated with the implementation of the PSPRD, and development of Heartland Town Square and
redevelopment of the Gateway Area under PSPRD zoning, in accordance with the Conceptual Master Plan.

The DGEIS was accepted as complete by the Islip Town Board on April 14, 2009. A public hearing was held on May
28, 2009 and the comment period ended on August 27, 2009. Subsequent to the close of the public comment period for
the DGEIS, the applicants worked with the Town to address the comments received and to revise the Conceptual Master
Plan (from the one presented in the DGEIS, upon which public comments were made) in consideration of the issues
raised.

As with the DGEIS, the applicants submitted a preliminary version of the FGEIS to the Town. Through a series of
comments from the Town’s consultants and meetings between representatives of the Town and the applicants, the FGEIS
document was amended and submitted for the Town Board’s consideration. By resolution adopted on April 24, 2014,
the FGEIS was accepted as complete for the purposes of SEQRA, and was circulated to involved agencies and interested
parties shortly thereafter. The FGEIS distribution list included all recipients to which the DGEIS was issued, as well as a
number of additional parties who expressed interest during the review of the DGEIS. The availability of the FGEIS was
also announced via the requisite notices.

The SEQRA regulations do not require that a lead agency make provisions for commentary on an FEIS (or FGEIS).
However, in light of the magnitude of the proposed project and level of interest expressed throughout the process,
including extensive comments submitted regarding the DGEIS, the Town Board affirmatively established a period
during which comments on the FGEIS would be accepted, expiring on June 20, 2014, a period of 57 days after
acceptance of the FGEIS. In response to this invitation and opportunity for commentary regarding the FGEIS, five
pieces of correspondence were submitted to the Town of Islip, discussed as follows:

A. Letter from William Hillman, P.E., Chief Engineer, Suffolk County Department of Public Works (SCDPW),
dated June 20, 2014 — This letter subsequently was rescinded by correspondence dated July 25, 2014 from
Gilbert Anderson, Commissioner, SCDPW, which stated, in relevant part, that, “the items within the [June 20]
letter were addressed in the February 2014 FGEIS to our satisfaction and any further discussion is redundant.”

B. Letter from Carrie Meek-Gallagher, Chief Sustainability Officer, Suffolk County Water Authority (SCWA),
dated June 10, 2014 — This letter requests that, “Payment of the relevant surcharges [by the applicants to
SCWA] should be a condition of any approvals for the proposed project so that the impacts to the surrounding
community are mitigated and the developer pays the costs related to the demands created by the project.”
Attached to SCWA’s letter was a judgment issued by the Supreme Court of the State of New York sustaining
SCWA'’s legal authority to impose surcharges for the proposed project. While the viability of the proposed
development and this Findings Statement are contingent upon the provision of an adequate water supply, the
DGEIS and FGEIS establish that this objective is achievable and that potential impacts can be mitigated with
the implementation of certain improvements to the water supply system. The issuance of building permits by
the Town will require SCWA’s confirmation of water availability. However, any action that may be necessary
to uphold or enforce the cited Court judgment regarding the source of funding for these improvements will be
entirely under the control of SCWA and presumably will be taken by SCWA at the appropriate time, and is not
a proper subject to be addressed by the Town of Islip in its SEQRA findings statement.

C. Letter from Elsa Ford, 18 Stockton Street, Brentwood, NY, undated, received by the Town of Islip on June 20,
2014 — This letter pertains to energy conservation, “green building design”, and recycling and proper disposal of
demolition debris. These topics were adequately addressed in the FGEIS, particularly Section 4.22
(Energy/Green Buildings/Sustainability) and Section 4.3 (Construction/Demolition). It should be pointed out
that energy conservation requirements in the New York State Building Code are rapidly evolving and
advancing, requiring compliance with increasingly more stringent standards. Each building in the proposed
development will be required to conform to the energy conservation and green building standards that are in
effect at the time that the respective building permit is issued.
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